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SECTION I. GENERAL

1.1 Purpose

The purpose of these Rules and Regulations is to implement the Uniform
Relocation & Real Property Acquisition Policies Act of 1970, as amended (the “URA”)
and Nevada Revised Statutes Chapter 342 (“NRS 3427).

These Rules and Regulations are designed to carry out the policies of the URA
and NRS 342 with respect to activities of the City of Las Vegas Redevelopment Agency
(the “Agency”):

To ensure that uniform, fair and equitable treatment is afforded persons
displaced from their homes or businesses as a result of the actions of the
Agency, in order that such persons shall not suffer disproportionate injury
as a result of action taken for the benefit of the public as a whole.

1.2 Authority

These Rules and Regulations have been adopted by resolution of the Agency and
are in conformity with NRS 342 and Handbook 1378, entitled Tenant Assistance,
Relocation and Real Property Acquisition, published by the United States Department of
Housing & Urban Development (the “Guidelines™).

1.3 Effective Date; Applicability

The effective date of these Rules and Regulations shall be the date of their
adoption by the Agency. These Rules and Regulations shall be applicable to all
displacement occurring after their adoption by the Agency.

In the event there are conflicts between these Rules and Regulations and the
relocation and property acquisition state laws and guidelines and eminent domain laws
as set forth in Nevada Revised Statutes (the “State Laws”) as they currently exist or as
they may be amended, the State Laws shall take precedence and City staff is authorized
to automatically, without further approval of the Agency Board, amend these Rules and
Regulations accordingly.

1.4 Extent of Relocation Payments

The Agency shall provide relocation assistance and shall make all of the
relocation payments required by law, including the making of such payments for
projects financed by the federal government. In addition, the Agency has sole discretion
to decide whether the relocation benefits will be paid in an amount that exceeds the
relocation payments required by law. Such payments shall be subject to the availability
of funds for such purposes.



1.5 Exception from Relocation Requirement

The requirement to provide relocation assistance and benefits shall not apply to
a purchase of real property which is offered for sale by the owner, property being sold
at execution of foreclosure sale or property being sold pursuant to court order or under
court supervision if the property in any of the foregoing situations is either occupied by
the owner or is unoccupied and if the offer for sale is not induced by Agency
disposition, planned condemnation or redevelopment of surrounding lands and if the
sales price is fair market value or less, as determined by a qualified appraiser and if no
federal funds are involved in the acquisition, construction or project development.
“Offered for sale” means either advertised for sale in a publication of general circulation
published at least once a week for two consecutive weeks or listed with a licensed real
estate broker and/or published in a multiple listing service.

At the time of making the offer to acquire property under this Section, the
Agency shall notify the property owner in writing, of the following:

o The Agency's plans for developing the property to be acquired or
the surrounding property; and

. Any relocation assistance and benefits provided pursuant to law
which the property owner may be foregoing.

1.6  Priority of Federal Law

The Agency shall not make any relocation assistance payment in an amount
which exceeds the maximum amount for such payment authorized by these Rules and
Regulations if the making of such payment or the payment in such amount is required
under federal law, except that to the extent an obligation to provide relocation
assistance and benefits imposed by State Law is not imposed by federal law, the State
Law obligation to impose such obligation shall apply to such federally funded project.

1.7  Severability

If any provision of these Rules and Regulations or the application thereof to any
person or circumstance is held invalid, such invalidity shall not affect other provisions or
applications of the Rules and Regulations which can be given effect without the invalid
provision or application and, to this end, the provisions of these Rules and Regulations
are severable.



SECTION Il. DEFINITIONS
2.1 Acquisition

“Acquisition” means obtaining ownership or possession of real property by
purchase, eminent domain, or any other lawful means.

2.2 Adequate Replacement Dwelling

“Adequate replacement dwelling” means a dwelling which meets all of the
criteria for a comparable replacement dwelling, except that with respect to the number
of rooms, habitable living space and type of construction the dwelling need be only
adequate, not comparable.

2.3 Agency

“Agency” means the City of Las Vegas Redevelopment Agency lawfully operating
within the State of Nevada, a public body, corporate and politic, organized and existing
under NRS Chapter 279 of the Community Redevelopment Law of the State of Nevada,
and any agency staff, consultants, assigns, delegates and City Department staff who
may be assigned the duties and responsibilities for implementing the URA and NRS 342
pursuant to these Rules and Regulations, or any entity acting on behalf of the Agency
when acquiring real property, or any interest therein.

2.4 Appraisal

“Appraisal” means a written statement independently and impartially prepared
by a qualified appraiser setting forth an opinion of defined value of an adequately
described property as of a specific date, supported by the presentation and analysis of
relevant market information.

2.5 Average Annual Net Earnings

“Average annual net earnings” means one-half of any net earnings of a business
before federal, state and local income taxes, during the two taxable years immediately
preceding the taxable year in which such business moves from the real property being
acquired, or during such other period as the Agency determines to be more equitable
for establishing such earnings, and includes any compensation paid by the business to
the owner, owner’s spouse or owner’s dependents during such period.

2.6 Average Monthly Income

“Average monthly income” means total annual gross income divided by twelve.



2.7 Base Monthly Rental Housing Costs

The base monthly rental housing cost for an acquired dwelling is the lesser of
the average monthly housing cost (including utilities) for the three-month period prior
to the initiation of negotiations and thirty percent (30%) of the displaced person's
average gross monthly income. In the case of an owner-occupant or other person who
does not pay rent, the Economic Rent is used instead of the average monthly rental in
the above formula. Section 2.21 of these regulations defines Economic Rent.

2.8 Business

“Business” means any lawful activity, except a farm operation, conducted
primarily:

. For the purchase, sale, lease or rental of personal and real
property, and for the manufacture, processing or marketing of
products, commodities or any other personal property;

. For the sale of services to the public;
J By a nonprofit organization;
. Solely for the purpose of Section VII of these Rules and

Regulations, for assisting in the purchase, sale, resale,
manufacturer, processing or marketing of products, commodities,
personal property or services.

2.9 Comparable Replacement Dwelling

“Comparable replacement dwelling” means any dwelling that is all of the
following:

. Decent, safe and sanitary;
. Adequate in size to accommodate the occupants;
. In the case of a displaced person who is a renter, within the

financial means of the displaced person. A comparable replacement
dwelling is within the financial means of a displaced person if the
monthly rental cost of the dwelling minus any replacement housing
payment available to the person does not exceed thirty percent
(30%) of the person's average gross monthly income;

. Comparable with respect to the number of rooms, habitable space
and type and quality of construction. Comparability under this
paragraph shall not require strict adherence to a detailed, feature-
by-feature comparison. While a comparable replacement dwelling
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need not possess every feature of the displacement dwelling, the
principal features shall be present;

. In an area not subjected to unreasonable adverse environmental
conditions;
. In a location generally not less desirable than the location of the

displaced person's dwelling with respect to public utilities, facilities,
services and the displaced person's place of employment.

If a dwelling which satisfies these standards is not available, the Agency may
consider a dwelling which exceeds them.

2.10 Condominium

“Condominium” means a combination of co-ownership and ownership in
severalty. It is an arrangement under which persons in a housing development hold full
title to a one-family dwelling unit;

including an undivided interest in common areas and facilities and such restricted
common areas and facilities as may be designated.

2.11 Date of Acquisition

The “date of acquisition” means the date on which the deed or other conveyance
to the real property being acquired by the Agency within the project area is recorded in
the Office of the County Recorder, County of Clark, or the date on which the Agency is
entitled to possession of the real property pursuant to an order of the Eighth Judicial
District Court in an eminent domain proceeding.

2.12 Decent, Safe and Sanitary Housing
“Decent, safe and sanitary housing” means a dwelling which meets all the

following minimum requirements:

. Conforms with all applicable provisions for existing structures that
have been constructed under state or local building, plumbing,
electrical, housing and occupancy codes and similar ordinances or

regulations.
. Has a continuing and adequate supply of potable water.
. Has a kitchen or an area set aside for kitchen use which contains a

sink in good working condition connected to hot and cold water
and to an adequate sewage system. The kitchen or kitchen area
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shall have utility service connections and adequate space for the
installation of a stove and a refrigerator.

J Has an adequate heating system in good working order which will
maintain a minimum temperature of 70 degrees in all habitable
rooms.

o Has a bathroom, well-lit and ventilated and affording privacy to a

person within it, containing a lavatory basin and a bathtub or stall
shower, properly connected to an adequate supply of hot and cold
running water, and a flush closet, all in good working order and
properly connected to a sewage disposal system.

. Has an adequate, safe wiring system for lighting and other
electrical services. Is structurally sound, weather tight, in good
repair and adequately maintained,

. Has a safe unobstructed means of egress leading to safe open
space at ground level which conforms to building and fire codes.

. Has at least one room which shall have not less than 150 square
feet of floor area. Other habitable rooms, except kitchens, shall
have an area of not less than 70 square feet. Where more than two
persons occupy a room used for sleeping purposes, the required
floor area shall be increased at the rate of 50 square feet for each
occupant in excess of two. The floor space is to be subdivided into
sufficient rooms to be adequate for the family. All rooms must be
adequately ventilated. Habitable floor space is defined as that
space used for sleeping, living, cooking or dining purposes and
excludes such enclosed places as closets, pantries, bath or toilet
rooms, service rooms, connecting corridors, laundries and
unfinished attics, foyers, storage spaces, cellars, utility rooms and
similar spaces.

A decent, safe and sanitary sleeping room is one which includes the minimum
requirements contained in this Section and at least 70 square feet of habitable floor
space for the first occupant and 50 square feet of habitable floor space for each
additional occupant. When the term “decent, safe and sanitary” is interpreted under
local, state or federal law as establishing a higher standard, the elements of that higher
standard are incorporated herein.

A decent, safe and sanitary mobile home is one which conforms to the minimum
requirements prescribed by Nevada Revised Statutes and rules and regulations
promulgated pursuant thereto and bears the insignia of approval issued by the State of
Nevada.



2.13 Displaced Business

“Displaced business,” means any business which qualifies as a displaced person
under Section 2.16 hereof.

2.14 Displaced Farm Operation

“Displaced farm operation,” means any farm operation which qualifies as a
displaced person under Section 2.16 hereof

2.15 Director

“Director” means that person in charge of any Agency that will be responsible for
the displacement of any individual, family, business or nonprofit organization for a
public use.

2.16 Displaced Person
“Displaced person” means all of the following:

a. Any person who moves from real property or who moves his or her
personal property, either:

. As a direct result of a written notice of intent to acquire, or the
acquisition of the real property, in whole or in part, for a program
or project undertaken by the Agency or by any person having an
agreement with or acting on behalf of the Agency.

. As a direct result of the rehabilitation, demolition or other
displacing activity as the public entity may prescribe under a
program or project undertaken by the Agency, of real property on
which the person is a residential tenant or conducts a business or
farm operation, in any case in which the Agency determines that
the displacement is permanent.

For purposes of this subparagraph, “residential tenant”
includes any occupant of a residential hotel unit and any occupant
of employee housing, but shall not include any person who has
been determined to be in unlawful occupancy of the displacement
dwelling.

b. Solely for purposes of Sections III, 1V, VI, VII, any person who moves
from real property or moves his or her personal property from real property, either:

o As a direct result of a written notice of intent to acquire or the
acquisition of other real property, in whole or in part, in which the
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. person conducts a business or farm operation, for a program or
project undertaken by the Agency; or

. As a direct result of the rehabilitation, demolition or other
displacing activity as the Agency may prescribe under a program or
project undertaken by the Agency, of other real property on which
the person conducts a business or farm operation, in any case in
which the Agency determines the displacement is permanent.

This definition shall be construed so that persons displaced
as a result of public action receive relocation benefits in cases
where they are displaced as a result of an owner participation
agreement or an acquisition carried out by a private person for or
in connection with a public use where the Agency is otherwise
empowered to acquire the property to carry out the public use.

C. Except persons or families of low and moderate income who are
occupants of housing which was made available to them on a permanent basis by a
public entity and who are required to move from the housing, a “displaced person” shall
not include the following:

. Any person who has been determined to be in unlawful occupancy
of the displacement dwelling.

) Any person whose right of possession at the time of moving arose
after the date of the Agency's acquisition of the real property.

. Any person who has occupied the real property for the purpose of
obtaining assistance under these guidelines.

o In any case in which the public entity acquires property for a
program or project (other than a person who was an occupant of
the property at the time it was acquired), any person who occupies
the property for a period subject to termination when the property
is needed for the program or project.

. Additionally, a person who is temporarily displaced for not more
than 180 days, and who is offered occupancy of a comparable
replacement unit located within the same apartment complex that
contains the unit from which he or she has been displaced, shall
not be deemed a “displaced person’ for the purposes of these Rules
and Regulations. This exception shall apply only if all of the
following conditions are complied with:

. All other financial benefits and services otherwise required under
these Rules and Regulations are provided to the tenants
temporarily displaced from their units.
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The resident is offered the right to return to his or her original unit,
with rent for the first twelve (12) months subsequent to that return
being the lower of the following:

Up to five percent (5%) higher than the rent at the time of
displacement; or

Up to thirty percent (30%) of household income.

The temporary unit is not unreasonably impacted by the effects of
the construction, taking into consideration the ages and physical
conditions of the members of the displaced household, and the
estimated period of displacement is reasonable.

The property is a qualified affordable housing preservation project.
For the purposes of this exception, “apartment complex” means
four or more residential rental units subject to common ownership
and financing that are also located on the same or contiguous
parcels; and “qualified affordable housing project” is any complex
of four or more units whose owners enter into a recorded
regulatory agreement, having a term for the useful life of the
project, with any entity for the provision of project rehabilitation
financing. For this purpose, the regulatory agreement shall require
of the owner, and all successors and assigns of the owner, as long
as the regulatory agreement is in effect, that at least forty-nine
percent (49%) of the tenants in the project shall have, at the time
of the recordation of the regulatory agreement required by this
exception, incomes not in excess of sixty percent (60%) of the area
median income, adjusted by household size, as determined by the
appropriate agency of the State of Nevada. In addition, a project
shall be defined as a qualified affordable housing preservation
project only if the beneficiary or the regulatory agreement elects
this designation by so indicating on the regulatory agreement.

2.17 Displaced Resident

“Displaced resident” means any individual or family occupant of a dwelling who
qualifies as a displaced person under Section 2.16 hereof.

2.18 Dwelling

“Dwelling” means the place of permanent or customary and usual abode of a
person, including a single-family building, a single-family unit in a two-family dwelling,
multi-family or multi-purpose dwelling, a unit of a condominium or cooperative housing
project, a non-housekeeping unit, a mobile home or any other residential unit which
either is considered to be real property under State Law or cannot be moved without
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substantial damage or unreasonable cost. A residence need not be decent, safe and
sanitary to be a dwelling.

A second home shall be considered a dwelling only for the purpose of

establishing eligibility for payment for moving and related expenses under Section VI of
these Rules and Regulations.

2.19 Economic Rent

“Economic rent” means the amount of rent a tenant or homeowner would have
to pay for a dwelling similar to the acquired dwelling in a comparable area.

2.20 Elderly Household

“Elderly household” means a household in which the head of household or
spouse is sixty-two (62) years of age or older.

2.21 Family
“Family” means two or more individuals, one of whom is the head of household,

plus all other individuals who by blood, marriage, adoption or mutual consent live
together as a family unit.

2.22 Farm Operation

“Farm operation” means any activity conducted solely or primarily for the
production of one or more agricultural products or commaodities, including timber, for
sale or home use, and customarily producing such products or commodities in sufficient
guantity to be capable of contributing materially to the operator's support.

2.23 Federal Project

“Federal project” means any direct federal project or any project receiving
federal financing assistance.

2.24 Gross Income
“Gross income” means the total annual income of an individual or, where a
family is displaced, total annual income of the parents or adult heads of household, less

the following:

. A deduction of Five Hundred and No 100ths Dollars ($500.00) for
each dependent in excess of three (3).
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. A deduction of ten percent (10%) of total income for an elderly or
handicapped household.

. A deduction for recurring, extraordinary medical expenses, defined
for this purpose to mean medical expenses in excess of three
percent (3%) of total income, where not compensated for or
covered by insurance or other sources, such as public assistance or
tort recovery.

o A deduction of reasonable amounts paid for the care of children or
sick or incapacitated family members when determined to be
necessary to employment of the head or spouse, except that the
amount deducted shall not exceed the amount of income received
by the person thus released.

. Gross income is divided by twelve to ascertain the average monthly
income. Relocation and property acquisition payments are not to be
considered income for determination of financial means.

2.25 Handicapped Household

“Handicapped household” means a household in which any member is
handicapped or disabled.

2.26 Initiation of Negotiations

“Initiation of negotiations” means the initial written offer to purchase made by
the Agency to the owner of the real property to be purchased, or to the owner's
representative.

2.27 Last Resort Housing

“Last resort housing” means comparable replacement dwellings provided by the
Agency with its funds or funds authorized for the project because existing comparable
replacement dwellings will not otherwise be available as needed.

Last resort housing as herein defined does not refer to “replacement dwelling
unit” as that term is used and defined above.

2.28 Mobile Home

“Mobile home” means a structure, transportable in one or more sections, which
is built on a permanent chassis and designed to be used as a dwelling with or without a
permanent foundation when connected to the required utilities and includes the
plumbing, heating, air conditioning and electrical systems contained therein. A self-
propelled vehicle is not a mobile home.
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2.29 Mortgage

Those classes of liens as are commonly given to secure advances on, or the
unpaid purchase price of real property, together with the credit instruments, if any,
secured thereby including but not limited to deeds of trusts and land sales contracts.
2.30 Nonprofit Organization

“Nonprofit organization” means a corporation, partnership, individual or other
public or private entity, engaged in a business, professional or institutional activity on a
nonprofit basis, necessitating fixtures, equipment, stock in trade or other tangible

property for the carrying on of the business, profession or institutional activity on the
premises.

2.31 Ownership

“Ownership” means holding any of the following interests in a dwelling, or a
contract to purchase one of the first six (6) interests:

1. A fee title;
2. A life estate;
3. A fifty (50) year lease;

4. A lease with at least twenty (20) years to run from the date of acquisition
of the property;

5. A proprietary interest in a cooperative housing project which includes the
right to occupy a dwelling;

6. A proprietary interest in a mobile home;

7. A leasehold interest with an option to purchase.

In the case of one who has succeeded to any of the foregoing interest by devise,
bequest, inheritance or operation of law, the tenure of ownership, but not occupancy,
of the succeeding owner shall include the tenure of the preceding owner.

2.32 Person
“Person” means any individual, family, partnership, corporation or association.

2.33 Personal Property

“Personal property” means tangible property which is situated on real property
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vacated or to be vacated by a displaced person and which is considered personal
property and is non-compensable (other than for moving expenses) under the eminent
domain laws as set forth in the State Laws.

In the case of a tenant, personal property includes fixtures and equipment, and
other property which may be characterized as real property under State Laws, but
which the tenant may lawfully and at his election determine to move, and for which the
tenant is not compensated in the real property acquisition.

In the case of a